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A.  REPORT TO THE HEARING EXAMINER 

HEARING DATE: January 10, 2017 

Project Name: Cedar Ridge Church Expansion 

Owner: Cedar Ridge Church, 11411 SE 164th Street, Renton, WA 98055 

Applicant/Contact: Peter Harvard, Gabbert Architects Planners, 20011 Ballinger Way NE, #211, Shoreline, 
WA 98155 

File Number: LUA16-000128, ECF, CU-H, V-A 

Project Manager: Jill Ding, Senior Planner 

Project Summary: The applicant is requesting Hearing Examiner Conditional Use Permit, Environmental 
(SEPA) Review, and a Height Variance for a proposed addition to the Cedar Ridge Church. 
The proposed addition would include a 3,237 square foot basement, 6,210 square foot 
main floor, and 2,733 square foot balcony for a total area of 12,180 square feet. The 
proposal would increase the existing total seating capacity within the church to 301. The 
existing original 2,540 square foot church building would remain and would be 
converted to classroom and fellowship hall space.  The project site totals 168,630 square 
feet (3.87 acres) and is zoned Residential-8 (R-8). The height of the proposed addition 
would result in a maximum height of 40'-1". The proposed project includes the addition 
of 20 parking spaces, resulting in a total of 60 parking spaces on site. Access to the site 
would remain off of SE 164th Street via one curb cut. A sensitive slope (grade between 
25 and 40 percent) and two Category 3 wetlands have been identified on the project site 
(Wetlands A and B). Wetland A would have a standard buffer of 100 feet and Wetland B 
would have a standard buffer of 75 feet. Wetland buffer averaging is proposed to 
accommodate the proposed church expansion. A SEPA Determination of Non-
Significance was issued on March 21, 2016. 

Project Location: 11411 SE 164th Street 

Site Area: 168,630 square feet (3.87 acres) 
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B.  EXHIBITS: 

Exhibits 1-10: As shown in the SEPA Environmental Review Report 

Exhibit 11: HEX Staff Recommendation 

Exhibit 12: Revised Site Plan, dated received November 17, 2016 

Exhibit 13:  Overall Floor Plans, dated received November 17, 2016 

Exhibit 14: Revised Building Elevations, dated received November 17, 2016 

Exhibit 15: Advisory Notes (run December 19, 2016) 

Exhibit 16: Tree Retention Plan 

Exhibit 17: Transportation Concurrency Memo 

Exhibit 18: SEPA Determination of Non-Significance 

Exhibit 19: Photos of other non-residential structures in residential zones 

C.  GENERAL INFORMATION: 

1. Owner(s) of Record: 
Cedar Ridge Church  
11411 SE 164th Street 
Renton, WA 98055 

2. Zoning Classification: Residential-8 (R-8) 

3. Comprehensive Plan Land Use Designation: Residential Medium Density (MD) 

4. Existing Site Use: Cedar Ridge Church 

5. Critical Areas: A sensitive slope (grade between 25 and 40 percent) 
and two Category 3 wetlands have been identified 
on the project site (Wetlands A and B). 

6. Neighborhood Characteristics:  

a. North:  Single family residential, R-6 zone      

b. East: Single family residential, R-6 zone 

c. South: Single family residential, R-8 zone 

d. West: Single family residential, R-8 zone 

6. Site Area: 3.87 acres 

D.  HISTORICAL/BACKGROUND: 

Action Land Use File No. Ordinance No. Date 

Comprehensive Plan N/A 5758 06/22/2015 

Zoning N/A 5758 06/22/2015 

Annexation N/A 5327 03/01/2008      
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E.  PUBLIC SERVICES: 

1. Existing Utilities 

a. Water:  Water service is provided by Soos Creek Water and Sewer District.  A water availability 
certificate was received by the City on February 18, 2016. 

b. Sewer:  Sewer service is provided by Soos Creek Water and Sewer District.  A sewer availability 
certificate was received by the City on February 18, 2016. 

c. Surface/Storm Water:    There are two Threshold Discharge Areas (TDA) on site.  Most of the 
northeastern portion of the site flows north to the southern frontage of 164th Street NE.  This 
portion of the site is part of the Lower Cedar River drainage basin.  The rest of the site flows south 
and is part of the Soos Creek drainage basin.  There is a small northern portion of the site that is 
part of the Soos Creek drainage basin.   

2. Streets: The existing right of way along SE 164th Street is approximately 60 feet.  The width of the 
pavement is approximately 40 feet. 

3. Fire Protection: City of Renton Fire Department 

F.  APPLICABLE SECTIONS OF THE RENTON MUNICIPAL CODE: 

1. Chapter 2 Land Use Districts 

a. Section 4-2-020: Purpose and Intent of Zoning Districts 
b. Section 4-2-070: Zoning Use Table 
c. Section 4-2-110: Residential Development Standards 

2. Chapter 3 Environmental Regulations 
a. Section 4-3-050: Critical Area Regulations 

3. Chapter 4 Property Development Standards 

4. Chapter 6 Streets and Utility Standards 
a. Section 4-6-060: Street Standards 

5. Chapter 9 Permits - Specific 
a. Section 4-9-030: Conditional Use Permits  
b. Section 4-9-250: Variances, Waivers, Modifications, and Alternates 

6. Chapter 11 Definitions 

G.  APPLICABLE SECTIONS OF THE COMPREHENSIVE PLAN: 

1. Land Use Element  

H.  FINDINGS OF FACT (FOF): 

1. The Planning Division of the City of Renton accepted the above master application for review on 
February 18, 2016 and determined the application complete on February 25, 2016. The project was 
placed “on hold” May 5, 2016, pending the submittal of a height variance. An Administrative Variance 
application was submitted on November 17, 2016 and the application was determined complete on 
December 5, 2016. The project complies with the 120-day review period.  

2. The project site is located at 11411 SE 164th Street.   
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3. The project site is currently developed with an existing 2,540 square foot church and gravel driveway 
and gravel parking lot.   

4.  Access to the site would be provided via existing driveway access off of SE 164th Street.   

5. The property is located within the Residential Medium Density (MD) Comprehensive Plan land use 
designation.   

6. The site is located within the Residential-8 (R-8) zoning classification.   

7. There are approximately 51 trees located on site of which the applicant is proposing to retain a total of 
21 trees. 

8. A sensitive slope (grade between 25 and 40 percent) and two Category 3 wetlands have been identified 
on the project site (Wetlands A and B). 

9. The project would require grading and excavation for footings and plantings totaling approximately 
70,719 square feet. The project is proposing to balance the cut and fill across the project site.  

10. The applicant is proposing to begin construction in Summer of 2017 and end in Fall/Winter 2017. 

11. No public or agency comments were received.  

12. Pursuant to the City of Renton's Environmental Ordinance and SEPA (RCW 43.21C, 1971 as amended), 
on March 21, 2016 the Environmental Review Committee issued a Determination of Non-Significance 
(DNS) for the Cedar Ridge Church Expansion (Exhibit 18). A 14-day appeal period commenced on March 
25, 2016 and ended on April 8, 2016. No appeals of the threshold determination were filed. 

   
13. Representatives from various city departments have reviewed the application materials to identify and 

address issues raised by the proposed development. These comments are contained in the official file, 
and the essence of the comments has been incorporated into the appropriate sections of this report 
and the Departmental Recommendation at the end of this report. 

14. Comprehensive Plan Compliance: The site is designated Residential Medium Density (MD) on the City’s 
Comprehensive Plan Map.  The purpose of the MD designation is to allow a variety of single-family and 
multi-family development types, with continuity created through the application of design guidelines, 
the organization of roadways, sidewalks, public spaces, and the placement of community gathering 
places and civic amenities. The proposal is compliant with the following development standards if all 
conditions of approval are met: 

Compliance Comprehensive Plan Analysis 

 

Goal L-P: Minimize adverse impacts to natural systems, and address impacts of past 
practice where feasible, through leadership, policy, regulation, and regional 
coordination. 

 Goal L-U: Preserve, protect, and enhance the quality and functions of the City’s 
sensitive areas including: lakes, rivers, major and minor creeks, intermittent stream 
courses and their floodplains, wetlands, ground water resources, wildlife habitats, and 
areas of seismic and geological hazards. 

 Policy L-29: Minimize erosion and sedimentation in and near sensitive areas by 
requiring appropriate construction techniques and resource practices, such as low 
impact development. 

 Policy L-30: Protect the integrity of natural drainage systems, existing land forms, and 
maintain wildlife habitat values by preserving and enhancing existing vegetation and 
tree canopy coverage to the maximum extent possible and by restoring hydrological 
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flows and improving the condition of shorelines. 

 Policy L-31: Maintain or increase the quantity and quality of wetlands. Development 
activities shall not decrease the net acreage of existing wetlands. 

 Policy L-32: Protect buffers along wetlands and surface waters to facilitate infiltration 
and maintain stable water temperatures, provide for biological diversity, reduce 
amount and velocity of run-off, and provide for wildlife habitat. 

 Policy L-33: Emphasize the use of open ponding and detention, vegetated swales, rain 
gardens, clean roof run-off, right-of-way landscape strips, open space, and stormwater 
management techniques that mimic natural systems, maximize water quality and 
infiltration where appropriate, and which will not endanger groundwater quality. 

 Policy L-35: Ensure buildings, roads, and other features are located on less sensitive 
portions of a site when sensitive areas are present. 

 Policy L-37: Land uses in areas subject to flooding, seismic, geologic, and coal mine 
hazards should be designed to prevent property damage and environmental 
degradation before, during, and after construction. 

 Goal L-BB: Maintain a high quality of life as Renton grows by ensuring that new 
development is designed to be functional and attractive. 

 Goal L-FF: Strengthen the visual identity of Renton and its Community Planning Areas 
and neighborhoods through quality design and development. 

 Policy L-49: Address privacy and quality of life for existing residents by considering 
scale and context in infill project design. 

 Policy L-56: Preserve natural landforms, vegetation, distinctive stands of trees, natural 
slopes, and scenic areas that contribute to the City’s identity, preserve property values, 
and visually define the community and neighborhoods. 

15. Zoning Development Standard Compliance: The site is classified Residential-8 (R-8) on the City’s Zoning 
Map. Development in the R-8 Zone is intended to create opportunities for new single family residential 
neighborhoods and to facilitate high-quality infill development that promotes reinvestment in existing 
single family neighborhoods. It is intended to accommodate uses that are compatible with and support 
a high-quality residential environment and add to a sense of community. The proposal is compliant 
with the following development standards if all conditions of approval are met: 

Compliance R-8 Zone Develop Standards and Analysis 

N/A 

Density: The allowed density range in the R-8 zone is a minimum of 4.0 to a 
maximum of 8.0 dwelling units per net acre.  Net density is calculated after the 
deduction of sensitive areas, areas intended for public right-of-way, and 
private access easements. 

Staff Comment: Not applicable, no residential dwelling units are proposed. 

 

Lot Dimensions: The minimum lot size permitted in the R-8 zone is 5,000 sq. ft. A 
minimum lot width of 50 feet is required (60 feet for corner lots) and a minimum lot 
depth of 80 feet is required.  

Staff Comment: The existing lot has an area of 469,630 square feet with a width of 200 
feet and a depth of 798 feet, which exceeds the minimum lot size, width, and depth 
requirements of the R-8 zone.  
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Setbacks: The required setbacks in the R-8 zone are as follows: front yard is 20 feet, 
side yard is 5 feet, side yard along the street 15 feet, and the rear yard is 20 feet.   

Staff Comment:  The proposed addition area would maintain a front yard setback of 75 
feet; side yard setbacks of 55 feet from the east property line and 113 feet from the 
west property line; and a rear yard setback of 486 feet. The proposed addition would 
exceed all the minimum required setback areas. 

Compliant if 
Variance is 

Granted (See 
FOF 19) 

Building Standards: The R-8 zone has a maximum building coverage of 50%, a 
maximum impervious surface coverage of 65%, and a maximum building height of 2 
stories with a wall plate height of 24 feet.  Roofs with a pitch equal to or greater than 
4:12 may project an additional six (6) vertical feet from the maximum wall plate 
height.  

Staff Comment: Building elevations (Exhibit 14) were submitted with the project 
application. The submitted elevations show that the addition area would have 2 stories 
with a basement, a maximum wall plate height of 24’, and a maximum overall height 
of 40’-1”. The proposal would result in a building coverage of 1.9 percent and an 
impervious surface coverage of 7.5 percent. The proposed expansion would comply 
with the building and impervious surface coverage requirements for the R-8 zone. The 
proposed addition would comply with the maximum number of permitted stories and 
the maximum wall plate height permitted for the R-8 zone, however due to the size of 
the addition, the proposed addition would exceed the overall maximum permitted 
building height of 30 feet, by 10’-1”, as a result of maintaining a minimum 6:12 pitch 
roof. The applicant has requested a height variance to exceed the maximum permitted 
building height, see FOF 19.  

Compliant if 
condition of 
approval is 

met 

Landscaping:  The City’s landscape regulations (RMC 4-4-070) require a 10-foot 
landscape strip along all public street frontages. Additional minimum planting strip 
widths between the curb and sidewalk are established according to the street 
development standards of RMC 4-6-060. Street trees and, at a minimum, 
groundcover, are to be located in this area when present. Spacing standards shall be 
as stipulated by the Department of Community and Economic Development. Any 
additional undeveloped right-of-way areas shall be landscaped unless otherwise 
determined by the Administrator.  

Additional landscaping requirements are applicable to non-residential development in 
residential zones. A 15-foot wide partially sight-obscuring landscaped visual barrier, or 
10-foot wide fully sight-obscuring landscaped visual barrier, is required along common 
property lines. 

Stormwater detention ponds are required to provide 15 feet of landscaping around 
the pond perimeter. Such landscaping shall be located outside of any required fencing. 

Surface parking lots with between 51 and 99 parking spaces are required to provide 
25 square feet of landscaping per parking space. Any interior parking lot landscaping 
area shall be a minimum of 5 feet in width. Landscaping shall be dispersed throughout 
the parking area and shall include a mixture of trees, shrubs, and groundcover as 
follows: 

a. Trees shall be 2 inches in diameter at breast height (dbh) for multi-family, 
commercial, and industrial uses. At least one tree for every six parking spaces within 
the lot interior shall be planted. 

b. Shrubs at the minimum rate of one per 20 square feet of landscaped area shall be 
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planted. Up to 50 percent of shrubs may be deciduous. 

c. Ground cover shall be planted in sufficient quantities to provide at least 90 percent 
coverage of the landscaped area within three (3) years of installation. 

d. There shall be no more than 50 feet between parking stalls and an interior parking 
lot landscape area. 

Staff Comment: A Landscape Concept Plan (Exhibit 7) was submitted with the project 
application. The landscape plan (Exhibit 7) included a 10-foot onsite landscape strip 
along the site’s SE 164th Street frontage. The 10-foot landscape strip would be 
vegetated with freeman maple trees and grass. There were no shrubs included in the 
10-foot onsite landscape strip. To ensure that the 10-foot onsite landscape strip 
provides the required mix of trees, shrubs, and ground cover, staff recommends, as a 
condition of approval, that a detailed landscape plan be submitted at the time of 
Utility Construction Permit Review including shrubs within the 10-foot onsite landscape 
strip required along SE 164th Street. The detailed landscape plan shall be submitted to 
the Current Planning Manager for review and approval.  Landscaping shall be installed 
prior to issuance of a Certificate of Occupancy for the proposed church expansion. 

The proposal did not include plans for constructing the required frontage 
improvements, including the 8-foot landscape strip between the curb and sidewalk, 
along SE 164th Street and a modification to waive these requirements was not 
submitted. Staff recommends, as a condition of approval, that the applicant either 
submit plans to construct the required frontage improvements along SE 164th Street 
(including the required 8-foot wide landscape strip between the curb and sidewalk) or 
submit an application for a modification to the required frontage improvements, and 
receive approval at the time of Utility Construction Permit Review. 

The Landscape Concept Plan (Exhibit 7) included a 15-foot wide landscape buffer along 
the property perimeter. The buffer would consist of the following: vine maple trees, 
serviceberry trees, Eddie’s white wonder dogwood trees, shore pine, Douglas fir, 
western red cedar, and western hemlock. It is anticipated that the proposed 15-foot 
vegetated buffer proposed around the project perimeter would adequately screen the 
church use from the surrounding single family residential uses. 

The submitted Landscape Plan (Exhibit 7), did not include the stormwater pond now 
proposed along SE 164th Street and subsequently did not include the 15-foot wide 
landscape strip around the pond. Staff recommends as a condition of approval, that 
the detailed landscape plan include the required 15-foot wide landscape strip around 
the stormwater detention ponds. The required landscape shall be located on the 
outside of any required fencing and shall be installed prior to Certificate of Occupancy 
for the proposed addition. 

The applicant has indicated that a total of 60 parking spaces would be available upon 
the completion of the proposed expansion. Based on a minimum requirement of 25 
square feet of landscaping per parking space, a total of 1,500 square feet of 
landscaping would be required within the surface parking lot. The applicant indicates 
that a total of 3,752 square feet of surface parking lot landscaping would be installed 
on the project site. The Landscape Concept Plan includes the following trees: Eddie’s 
white wonder dogwood, vine maple, and pyramidal European hornbeam. The 
following shrubs are proposed pygmy barberry, large leaf hydrangea, Mexican 
feathergrass, cold drop potentilla, Mount Vernon laurel, Christmas cheer 
rhododendron, and spring bouquet laurestinus. The groundcover proposed includes: 
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wintergreen, creeping mahonia, and dwarf tall fescue. The original application 
included a much larger building expansion that was to be constructed under two 
phases. As such, the parking area provided was much larger than what is proposed 
under the current proposal. Therefore, staff recommends and a detailed landscape 
plan and landscape analysis demonstrating compliance with the parking lot 
landscaping requirements, as outlined in RMC 4-4-070, be submitted at the time of 
Utility Construction Permit application for review and approval by the Current Planning 
Project Manager. The required landscaping shall be installed prior to Certificate of 
Occupancy for the building addition.  

Compliant if 
condition of 
approval is 

met 

Tree Retention:  The City’s adopted Tree Retention and Land Clearing Regulations 
require the retention of 30 percent of trees in a residential development.  

Significant trees shall be retained in the following priority order: 

Priority One: Landmark trees; significant trees that form a continuous canopy; 
significant trees on slopes greater than twenty percent (20%); Significant trees 
adjacent to critical areas and their associated buffers; and Significant trees over sixty 
feet (60') in height or greater than eighteen inches ( 18") caliper. 

Priority Two: Healthy tree groupings whose associated undergrowth can be preserved; 
other significant native evergreen or deciduous trees; and Other significant non- 
native trees. 

Priority Three: Alders and cottonwoods shall be retained when all other trees have 
been evaluated for retention and are not able to be retained, unless the alders and/ or 
cottonwoods are used as part of an approved enhancement project within a critical 
area or its buffer.  

A minimum tree density shall be maintained on each residentially zoned lot. For 
detached single family development, the minimum tree density is two (2) significant 
trees for every five thousand (5,000) square feet. The tree density may consist of 
existing trees, replacement trees, trees required pursuant to RMC 4-4-070F1, Street 
Frontage Landscaping Required, or a combination. 

Staff Comment: The applicant submitted a Tree Retention Plan (Exhibit 16) with the 
project application materials. According to the Tree Retention Plan, a total of 51 trees 
are located on the project site. Based on a required retention rate of 30 percent, a 
total of 15 trees would be required to be retained on the project site. Under the 
previous proposed, which included a much larger two phased expansion, the applicant 
was proposing to retain a total of 21 trees, which exceeded the minimum tree 
retention requirements by 6 trees. However, it appears that with the reduced scale of 
the current expansion proposal, that there may be an opportunity for the retention of 
additional trees located on the southeast corner of the project site, particularly if the 
originally proposed stormwater detention pond proposed in this area is reduced in size 
or eliminated completely. Therefore, staff recommends, as a condition of approval, 
that a final tree retention plan be submitted at the time of Utility Construction Permit 
application. The plan shall evaluate whether under the revised expansion proposal any 
additional trees located on the southeastern corner of the project site are now 
available for retention. 

 

Parking:  Parking regulations require that religious institutions provide a minimum and 
maximum of 1 space for every 5 seats in the main auditorium; however, in no case 
shall there be less than 10 spaces. For all existing institutions enlarging the seating 
capacity of their auditoriums, 1 additional parking space shall be provided for every 5 
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additional seats provided by the new construction. A minimum of 3 ADA spaces shall 
be provided for parking lots with between 51 and 75 spaces. The standard stall 
dimensions for 90 degree head in parking is 9 feet by 20 feet with a 24-foot wide aisle 
width. 

Driveway cuts are required to be a minimum of 5 feet from property lines and new 
driveways may be a maximum of 30 feet in width at the property line. Maximum 
driveway slope shall not exceed eight percent (8%). The Administrator may allow a 
driveway to exceed eight percent (8%) slope but not more than fifteen percent (15%) 
slope, upon proper application in writing and for good cause shown, which shall 
include, but not be limited to, the absence of any reasonable alternative. To exceed 
fifteen percent (15%), a variance from the Administrator is required. 

Staff Comment: The proposed addition would include a 3,237 square foot basement, 
6,210 square foot main floor, and 2,733 square foot balcony for a total area of 12,180 
square feet. The proposal would increase the existing total seating capacity within the 
church to 301. Based on a seating capacity of 301, a minimum and maximum of 60 
parking spaces would be required. The proposal includes a total of 60 parking spaces, 
of which 56 would be standard stalls and 4 would be ADA accessible stalls. The 
proposed parking would comply with the minimum/maximum stall requirements as 
well as the minimum dimensional requirements.     

16. Design Standards:  Residential Design and Open Space Standards (RMC 4-2-115) are applicable in the R-
8 zone to new residential dwelling units. The proposal does not include any residential dwelling units; 
therefore the residential design and open space standards are not applicable. 

17. Critical Areas: Project sites which contain critical areas are required to comply with the Critical Areas 
Regulations (RMC 4-3-050). The proposal is consistent with the Critical Areas Regulations, if all 
conditions of approval are complied with: 

 

Geologically Hazardous Areas: Based upon the results of a geotechnical report 
and/or independent review, conditions of approval for developments may include 
buffers and/or setbacks from buffers.  

Staff Comment: A Geotechnical Engineering Evaluation, prepared by Nelson 
Geotechnical Associates, Inc., dated September 25, 2015 (Exhibit 2) was submitted 
with the project application. A Sensitive Slope is mapped on the southwest portion of 
the project site. The applicant has indicated that grading would occur across 
approximately 70,719 square feet of the site and that the cut and fill would be 
balanced across the project site.  

According to the geotechnical report (Exhibit 2), the topography of the project site has 
a relatively level “bench” area within the central portion of the property. The ground 
surface slopes down gently to moderately in all directions from the central “bench” 
area. Moderate south- and southwest-facing slopes are located along the western 
and southern portions of the property that descend from the existing gravel driveway 
and parking areas to neighboring properties and wetland areas at an approximate 
grade of 36 percent. The site is generally vegetated with grass and sparse trees within 
the proposed development area and with trees and blackberries within the southern 
and western portions of the property. No surface or groundwater seepage was 
observed at the time of the site visit on September 4, 2015. 

A total of eleven test pits were excavated on the project site with depths ranging from 
2.0 to 8.5 feet below the existing ground surface using a mini-trackhoe. In all test pits 
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0.5 to 1.0 feet of surficial grass and topsoil was encountered. Underlying the topsoil in 
Test Pits 1, 8, 9, and 11 2.0 to 7.0 feet of loose/stiff brown to red-brown silty fine to 
medium sand with gravel with varying amounts of gravel, organics and debris and 
sandy silt with organics that were interpreted as undocumented fill soils, were 
encountered. Underlying the surficial topsoil in Test Pits 2-7, and 10, and the 
undocumented fill in Test Pits 1, 8, 9, and 11 dense to very dense, red-brown silty fine 
to medium sand with fractured sandstone and gray sandstone interpreted to be 
native sandstone bedrock deposits was encountered. All test pits were terminated 
within the native and unweathered bedrock deposits. Groundwater was not 
encountered in any test pits. 

The report concludes that the site is compatible with the planned development and 
the native bedrock soils should provide adequate support for foundation, slab, and 
pavement loads. The soils are not conductive for typical on-site infiltration due to the 
relatively high silt content and shallow bedrock deposits interpreted to underlie the 
project site. Shallow infiltration systems in the form of pervious pavements, bio 
swales, or rain gardens may be feasible at specific areas within the site. It is 
recommended that construction take place during the summer months due to the 
drier weather conditions as construction during wet weather may disturb the soils and 
result in additional delays and expenses. The report included recommendations 
regarding erosion control, site preparation and grading, temporary and permanent 
slopes, foundations, retaining walls, structural fill, slab-on-grade, pavements, utilities, 
and drainage. It is anticipated that the City’s adopted clearing and grading 
regulations would adequately mitigate any construction impacts to the site. 

Compliant if 
condition of 
approval is 

met 

Wetlands: The following buffer requirements are applicable to wetlands in 
accordance with RMC 4-3-050G.2: 

Wetland Category Buffer Width Structure 
Setback 
beyond 
buffer 

 High 
Habitat 
Function 
(8-9 
points) 

Moderate 
Habitat 
Function 
(5-7 
points) 

Low 
Habitat 
Function 
(3-4 
points) 

All Other 
Scores 

15 ft. 

Category I –   Bogs 
& Natural 
Heritage 
Wetlands 

200 ft. 

Category I – All 
Others 

200 ft. 150 ft. 115 ft. 115 ft. 

Category II 175 ft. 150 ft. 100 ft. n/a 

Category III 125 ft. 100 ft. 75 ft. n/a 

Category IV 50 ft. n/a 

 

Staff Comment: The applicant submitted a Critical Areas Study and wetland 
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delineation prepared by ACRE Environmental Consulting, LLC, dated January 1, 2016 
with the application (Exhibit 3).  Two Category III wetlands (Wetlands A and B) were 
identified on or near the project site. Wetland A is the larger of the two wetlands and 
is located within a transmission line easement on the southern portion of the project 
site and extends off-site to the south. Wetland B is smaller in area than Wetland A 
and is located offsite to the west, within the transmission line easement near the 
southern portion of the project site. Wetland A was identified as having a habitat 
value of 5 points and would have a standard buffer requirement of 100 feet. Wetland 
B was identified as having a habitat value of 4 points and would have a standard 
buffer requirement of 75 feet.  

There are existing physical improvements in the form of maintained lawn and gravel 
parking in and adjacent to the outer portion of the wetland buffer areas. The majority 
of the on-site buffer areas is located beneath an overhead transmission line easement 
and is dominated by Himalayan blackberry. 

Wetland buffer averaging is proposed to accommodate the expansion of the parking 
lot, the stormwater detention pond, and landscaping. The northern buffer around 
Wetland A is proposed to be reduced from 100 feet to 75 feet and the northeastern 
buffer around Wetland B is proposed to be reduced from 75 feet to 57 feet. The City’s 
adopted Critical Areas Regulations (RMC 4-3-050) include requirements for wetland 
buffer averaging and buffer reduction with enhancement. Since the original submittal 
of the project application, the applicant has reduced the size and scope of the 
proposed church expansion. It appears that there is adequate area outside of the 
required buffer areas to accommodate the parking and stormwater improvements 
required for the expansion. Therefore, staff recommends, as a condition of approval, 
that a revised site plan be submitted at the time of Utility Construction Permit 
application demonstrating compliance with the standard wetland buffer requirements 
for Wetlands A and B. The revised site plan shall be submitted to the Current Planning 
Project Manager for review and approval. 

Onsite wetlands and their associated buffer areas are required to be protected within 
a Native Growth Protection Easement. Staff recommends, as a condition of approval, 
that the applicant record a Native Growth Protection Easement (NGPE) over onsite 
wetland and/or wetland buffer areas. The easement shall be recorded prior to the 
issuance of a Certificate of Occupancy for the proposed addition.  

 
18. Conditional Use Analysis: The applicant is requesting a Conditional Use Permit for the proposed 12,180 

square foot addition to the existing church building. The existing church is proposed to remain as part 
of the proposal and would be remodeled to accommodate the proposed addition. The proposal is 
compliant with the following conditional use criteria, pursuant to RMC 4-9-030.  Therefore, staff 
recommends approval of the requested Conditional Use Permit. 

Compliance Conditional Use Criteria and Analysis 

 

a. Consistency with Plans and Regulations: The proposed use shall be compatible 
with the general goals, objectives, policies and standards of the Comprehensive 
Plan, the zoning regulations and any other plans, programs, maps or ordinances of 
the City of Renton. 

Staff Comment: See FOF 14 for Comprehensive Plan and zoning regulation compliance. 

 b. Appropriate Location: The proposed location shall not result in the detrimental 
overconcentration of a particular use within the City or within the immediate area 
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of the proposed use. The proposed location shall be suited for the proposed use. 

Staff Comment: The site is currently occupied by the Cedar Ridge Church, the proposal 
includes the expansion of an existing use not the establishment of a new use on the 
project site. The proposed church expansion is located within an existing established 
single family neighborhood and would not result in an overconcentration of a church 
use within this part of the City. 

 

c. Effect on Adjacent Properties: The proposed use at the proposed location shall not 
result in substantial or undue adverse effects on adjacent property. 

Staff Comment:  As previously stated above, the proposal includes the expansion of an 
existing use, not the establishment of a new use on the project site. A 15-foot wide 
partially site obscuring landscape buffer is proposed around the perimeter of the project 
site to provide a buffer between the church and the surrounding single family 
residences. In addition to the landscaping improvements, the proposal would include a 
new surface parking lot to replace the existing gravel parking lot, as well as a new 
addition to the existing church building. The proposed improvements would improve the 
aesthetic appearance of the church within the surrounding neighborhood; therefore it is 
not anticipated that the proposed expansion would result in substantial adverse impacts 
on adjacent properties. 

 

d. Compatibility: The proposed use shall be compatible with the scale and character 
of the neighborhood. 

Staff Comment: The design of the addition includes a pitched roof profile, which is 
compatible with the roof profile of other residential structures in the area. The proposed 
church addition would be two stories with a maximum wall plate height of 24 feet, 
which is in keeping with the height requirements for residential structures in the 
neighborhood. The applicant is requesting a height variance to the maximum permitted 
height of 30 feet for pitched roofs, for a maximum height of 40 feet 1 inch (see variance 
discussion below under FOF 19). The scale and character of the proposed addition would 
be compatible with the surrounding neighborhood. 

 
e. Parking: Adequate parking is, or will be made, available. 

Staff Comment: See parking discussion under FOF 15. 

 

f. Traffic: The use shall ensure safe movement for vehicles and pedestrians and shall 
mitigate potential effects on the surrounding area. 

Staff Comment: The proposal includes the construction of a surface parking lot, which 
meets the parking standards as well as the emergency access requirements of the 
Renton Fire Authority. In addition, a pedestrian sidewalk is proposed, connecting SE 
164th Street to the front of the church.  

A transportation concurrency review was completed (Exhibit 17) and the proposal 
passes the City’s Transportation Concurrency Test. The proposal includes safe 
movement for vehicles and pedestrians. 

 

g. Noise, Light and Glare: Potential noise, light and glare impacts from the proposed 
use shall be evaluated and mitigated. 

Staff Comment: The proposed addition, which would house the church sanctuary, would 
provide better sound containment than the existing structure, due to improvements 
made in construction materials from the time the original church building was built. 
Additional noise and light and glare impacts would be mitigated through the planting of 
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the proposed 15-foot wide landscape buffer around the perimeter of the property. In 
addition, the proposed addition has been oriented to shield neighboring residential 
structures from any noise, light and glare that may be associated with the church use. 

 

h. Landscaping: Landscaping shall be provided in all areas not occupied by buildings, 
paving, or critical areas. Additional landscaping may be required to buffer adjacent 
properties from potentially adverse effects of the proposed use. 

Staff Comment: See landscaping discussion under FOF 15. The provided landscape 
buffer would be sufficient to reduce adverse effects of the proposed use on adjacent 
properties.  In addition, both the parking lot and storm drainage pond would be 
screened by perimeter landscaping.  

 

19. Variance Analysis: The applicant is requesting a variance to the overall maximum permitted height of 
30 feet in the R-8 zone for the construction of the proposed church addition. The proposed addition 
would have a maximum height of 40 feet 1 inch. The proposal is compliant with the following variance 
criteria, pursuant to RMC 4-9-250.  Therefore, staff recommends approval of the requested Variance. 

Compliance Variance Criteria and Analysis 

 

a. That the applicant suffers practical difficulties and unnecessary hardship and the 
variance is necessary because of special circumstances applicable to subject 
property, including size, shape, topography, location or surroundings of the subject 
property, and the strict application of the Zoning Code is found to deprive subject 
property owner of rights and privileges enjoyed by other property owners in the 
vicinity and under identical zone classification. 

Staff Comment: The applicant suffers practical difficulties with regards to compliance 
with the over 30-foot maximum height requirements. As previously discussed above 
under FOF 15, Building standards, the submitted elevations show that the addition area 
would have 2 stories with a basement, a maximum wall plate height of 24’, and a 
maximum overall height of 40’-1”. The proposed addition would comply with the 
maximum number of permitted stories and the maximum wall plate height permitted 
for the R-8 zone, however due to the size of the addition, the proposed addition would 
exceed the overall maximum permitted building height of 30 feet, by 10’-1” due to the 
6:12 roof pitch. The maximum building height requirements for the R-8 zone were 
intended to establish height limits for single family residences. A church use has a much 
larger building footprint than a typical single family residence; therefore it is much more 
difficult for a church to comply with the overall maximum height requirement of 30 feet 
and maintain a residential roof pitch of 6:12.   

 

b. That the granting of the variance will not be materially detrimental to the public 
welfare or injurious to the property or improvements in the vicinity and zone in 
which subject property is situated. 

Staff Comment: The proposed addition is located well outside of the required setback 
areas for the R-8 zone. The addition would be almost 56 feet away from the homes to 
the east, 70 feet from the homes to the north, and 113 feet from homes to the west. It is 
not anticipated that the requested 10 feet 1 inch of additional height would adversely 
impact the public welfare or be injurious to surrounding properties in the vicinity. 
Furthermore, permitting the roof pitch to be 6:12 allows the church building 
architectural character to be in keeping with the architectural style of single family 
homes in the neighborhood.   
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c. That approval shall not constitute a grant of special privilege inconsistent with the 
limitation upon uses of other properties in the vicinity and zone in which the 
subject property is situated. 

Staff Comment:  The granting of this variance would not be considered a special 
privilege in consistent with other church uses in residential zoning designations. The 
applicant provided examples of other churches and an elementary school that exceed 
the maximum 30-foot height limit (Exhibit 19). 

 

d. That the approval is a minimum variance that will accomplish the desired purpose. 

Staff Comment: The approval of this variance is the minimum necessary to allow the 
applicant to construct a two story addition to their church building and provide a 6:12 
roof pitch. As previously stated above, the addition would comply with the R-8 zoning 
requirements for the maximum number of stories, as well as the maximum 24-foot wall 
plate height. However, due to the size of the proposed addition, the overall maximum 
30-foot height limit would be exceeded by 10 feet 1 inch. 

20. Availability and Impact on Public Services: 

Compliance Availability and Impact on Public Services Analysis 

 

Police and Fire: Police and Fire Prevention staff indicates that sufficient resources exist 
to furnish services to the proposed development; subject to the condition that the 
applicant provides Code required improvements and fees. Fire impact fees are 
applicable at the rate of $0.36 per square foot. This fee is paid at time of building 
permit issuance. 

Compliant if 
condition of 
approval is 

met 

Transportation: The existing right-of-way along SE 164th Street is approximately 60 
feet.  The width of the pavement is approximately 40 feet. SE 164th Street is classified 
as a Residential Access street.  No right-of-way dedication is required for SE 164th 
Street.   

Frontage improvements for SE 164th Street include a 5’ sidewalk, 8’ landscaping strip, 
curb and gutter, and ADA ramp. Right-of-way dedication and street frontage 
improvements are required for building expansions valued over $50,000.00. The 
applicant may submit an application to the City requesting a modification of the street 
frontage improvements as outlined in RMC 4-9-250C.5.d. The applicant did not submit 
frontage improvement plans or a modification request with the project application. 
Staff had previously recommended as a condition of approval that the applicant either 
submit frontage improvement plans or submit and obtain approval of a modification to 
the City’s street standards. 

A 20’ wide paved access may be required per the Fire Department. 

Per RMC 4-6-060, public street frontages along commercial sites with proposed 
buildings larger than 5,000 square feet in size are required to conform to the City’s 
street lighting standards.  A street lighting plan shall be submitted with the construction 
permit submittal. 

A transportation concurrency review was completed (Exhibit 17) and the proposal 
passes the City’s Transportation Concurrency Test. 

The 2017 transportation impact fee rate for a church is $2.68 per square foot of 
building. The transportation impact fee that is current at the time of building permit 
issuance will be levied. 

 Storm Water: An adequate drainage system shall be provided for the proper drainage 
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of all surface water. 

Staff Comment: Effective January 1, 2017, the City of Renton will be adopting a new 
stormwater manual.  A draft of the new stormwater manual is available on the City’s 
website.  All projects vested after January 1, 2017 will be subject to these new 
stormwater requirements.  Please refer to RMC 4-1-045 for information regarding 
project vesting.  A complete drainage report in accordance with the 2017 City of Renton 
Surface Water Design Manual is required with the construction permit submittal.  All 
core and special requirements to the City of Renton shall be addressed in the final TIR. 

A Preliminary Technical Information Report (TIR) completed by Touma Engineers 
(Exhibit 4) was submitted with the project application materials.  The Preliminary TIR 
was assembled in accordance with the 2009 King County Surface Water Design Manual 
as amended by the City of Renton.  The site is approximately 2.55 acres in size and 
contains a church, gravel parking lot and driveway, grass, and trees.  The site contains 
two Threshold Discharge Areas (TDAs) and is located in the City’s Flow Control Duration 
Standard (Forested Conditions).  One TDA is tributary to the Lower Cedar River and the 
other is to Soos Creek.   

The original TIR was written to account for a two phase project.  Phase 1 of the project 
was to build a new church building west of the existing church building and a new 
asphalt parking lot.  Phase 2 of the project was to expand and remodel the existing 
church building.  The new site plan has eliminated all of Phase 2, revised the new 
building design, and altered the parking lot design.  The new parking lot is significantly 
smaller than what was proposed before and includes several grass parking stalls.  A new 
TIR was not submitted with the new site plan.  The original TIR proposed a wetvault to 
meet the northern basin’s flow control and water quality requirements and a wetpond 
to meet the southern basin’s flow control and water quality requirements.   

The new site plan proposes two detention ponds to meet the flow control requirements.  
The final TIR should evaluate whether the southern detention pond is still necessary due 
to the reduced scope of work.  The site is subject to the Enhanced Basic Water Quality 
treatment standards.  The Enhanced Basic Water Quality treatment standards may be 
reduced to the Basic Water Quality Treatment standards provided that an exception in 
Section 1.2.8.1 of the 2017 Renton Surface Water Design Manual is met.  A wetpond is 
not a permitted Enhanced Basic Water Quality treatment device. 

On-site BMPs satisfying Core Requirement #9 will be required for the site.  On-site BMPs 
shall be implemented as shown in Section C.1.3.2 of the 2017 Renton Surface Water 
Design Manual.   

Locate and display the existing French drain that drains north from the project site to 
the Type 1 Catch Basin (COR Facility #137670) north of 11417 SE 164th Street on the 
drainage site plan.  Show and explain how you plan to accommodate drainage from this 
French drain in the construction plans and final TIR.  

 

A Geotechnical Report completed by Nelson Geotechnical Associates and dated 
September 25, 2015 (Exhibit 2) was submitted to the City on February 18, 2016.  Per the 
geotech report, this site is unsuitable for large scale stormwater infiltration, however 
pervious pavement, bio-swales, or rain gardens may be feasible in specific areas of the 
site.   

An amendment to the geotechnical report shall be included to evaluate feasibility of the 
required On-Site BMPs per Section C.1.3.2 of the 2017 Renton Surface Water Design 
Manual.  See Section C.1.3 for the complete soils report requirements.  
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A Construction Stormwater General Permit from the Washington Department of 
Ecology will be required if clearing of the site exceeds one acre. 

The development is subject to a system development charge (SDC) for stormwater of 
$0.641 per square foot of new impervious surface area, but not less than $1,608.00.  
The SDC listed is for 2017.  The SDC that is current at the time of construction permit 
issuance will be levied. 

 

Water: Water service is provided by Soos Creek Water and Sewer District.  A water 
availability certificate was received by the City on February 18, 2016. Review of the 
water plans will be conducted by Soos Creek Water and Sewer District and the Renton 
Fire Authority. Plans approved by Soos Creek Water and Sewer District shall be routed 
to the City for final review prior to permit issuance     

 

Sanitary Sewer: Sewer service is provided by Soos Creek Water and Sewer District.  A 
sewer availability certificate was received by the City on February 18, 2016. Review of 
the sewer plans will be conducted by Soos Creek Water and Sewer District and the King 
County Wastewater Treatment Division. Plans approved by Soos Creek Water and 
Sewer District shall be routed to the City for final review prior to permit issuance. 

I.  CONCLUSIONS: 

1. The subject site is located in the Residential Medium Density (MD) Comprehensive Plan designation and 
complies with the goals and policies established with this designation, see FOF 14. 

2. The subject site is located in the Residential – 8 (R-8) zoning designation and complies with the zoning 
and development standards established with this designation provided the applicant complies with City 
Code and conditions of approval, see FOF 15. 

3. The Residential Design and Open Space Standards are not applicable to the proposal, see FOF 16. 

4. The proposed church addition complies with the Critical Areas Regulations provided the applicant 
complies with City Code and conditions of approval, see FOF 17. 

5. The proposed church addition complies with the Conditional Use Permit criteria as established by City 
Code and state law provided all advisory notes and conditions are complied with, see FOF 18. 

6. The proposed church addition complies with the Variance criteria as established by City Code and state 
law provided all advisory notes and conditions are complied with, see FOF 19. 

7. The proposed church addition complies with the street standards as established by City Code, provided 
the project complies with all advisory notes and conditions of approval contained herein, see FOF 20. 

8. There are adequate public services and facilities to accommodate the proposed church addition, see 
FOF 20. 

J.  RECOMMENDATION: 

Staff recommends approval of the Cedar Ridge Church Expansion, File No. LUA16-000128, as depicted in 
Exhibit 12, subject to the following conditions: 

1. A detailed landscape plan shall be submitted at the time of Utility Construction Permit Review 
including:  

a. Shrubs within the 10-foot onsite landscape strip required along SE 164th Street;  
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b. The required 15-foot wide landscape strip around the stormwater detention ponds. The 
required landscape shall be located on the outside of any required fencing for the stormwater 
ponds; and 

c. Shall also demonstrate compliance with the parking lot landscaping requirements outlined 
under RMC 4-4-070.  

The detailed landscape plan shall be submitted to the Current Planning Manager for review and 
approval.  Landscaping shall be installed prior to issuance of a Certificate of Occupancy for the 
proposed church expansion. 

2. A landscape analysis demonstrating compliance with the parking lot landscaping requirements, as 
outlined in RMC 4-4-070, be submitted at the time of Utility Construction Permit application for review 
and approval by the Current Planning Project Manager.   

3. The applicant shall either submit plans to construct the required frontage improvements along SE 164th 
Street (including the required 8-foot wide landscape strip between the curb and sidewalk) or shall 
submit an application for a modification and receive approval from the required frontage 
improvements at the time of Utility Construction Permit Review. 

4. A final tree retention plan shall be submitted at the time of Utility Construction Permit application. The 
plan shall evaluate whether under the revised expansion proposal any additional trees located on the 
southeastern corner of the project site are now available for retention. The final tree retention plan 
shall be reviewed and approved by the Current Planning Project Manager prior to Construction Permit 
issuance.  

5. A revised site plan shall be submitted at the time of Utility Construction Permit application 
demonstrating compliance with the standard wetland buffer requirements for Wetlands A and B. 
Wetland A was identified as having a standard buffer requirement of 100 feet. Wetland B was identified 
as having a standard buffer requirement of 75 feet.  The revised site plan shall be submitted to the 
Current Planning Project Manager for review and approval prior to Utility Construction permit issuance. 

6. The applicant shall record a Native Growth Protection Easement (NGPE) over onsite wetland and/or 
wetland buffer areas. The easement shall be recorded prior to the issuance of a Certificate of 
Occupancy for the proposed addition. 
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would have a standard buffer of 100 feet and Wetland B would have a standard 

buffer of 75 feet. Wetland buffer averaging is proposed to accommodate the 

8,908 sf 

6,879 sf 

15,787 sf 

Staff Recommends that the Environmental Review Committee issue a 

ERC Report_Cedar Ridge Church_16-000128 

Avenue, Bothell, WA 98011 

The applicant is requesting Hearing Examiner Conditional Use Permit approval for the 

proposed addition to the Cedar Ridge Church. The proposed addition would occur in 

addition of 8,908 square foot sanctuary to the 

existing church building and would increase the existing total seating capacity within 

0 square foot church building would 

converted to classroom and fellowship hall 

0 square foot church building would be 

demolished and replaced with a 6,879 square foot addition which would include a 

and classrooms. The project site 

8). The proposed 

project includes the addition of 55 parking spaces by the end of phase 2, resulting in a 

61 spaces would be available after the 

completion of phase 1. Access to the site would remain off of SE 164th Street via one 

wo Category 3 

(Wetlands A and B). Wetland A 

would have a standard buffer of 100 feet and Wetland B would have a standard 

buffer of 75 feet. Wetland buffer averaging is proposed to accommodate the 
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PARCELL NUMBER: 0088000320
ZONE: R-8

MINIMUM LOT SIZE PER RMC4-2-110A: 5,000 SQFT
ACTUAL LOT SIZE: 469,630 SQFT
MINIMUM LOT WIDTH PER RMC4-2-110A: 50 FT
ACTUAL LOT WIDTH: 230'-2"
MINIMUM LOT DEPTH PER RMC4-2-110A: 80 FT
ACTUAL LOT DEPTH: 798'-5"
MINIMUM FRONT YARD PER RMC4-2-110A: 20 FT
ACTUAL FRONT YARD: 221'-3"
MINIMUM REAR YARD PER RMC4-2-110A: 20 FT
ACTUAL REAR YARD: 486'-9"
MINIMUM SIDE YARD PER RMC4-2-110A: 5 FT
ACTUAL SIDE YARD (NORTH): 69'-4"
ACTUAL SIDE YARD (EAST): 55'-10"
ACTUAL SIDE YARD (WEST): 113'-2"

SITE INFORMATION

 1" = 30'-0"1 SITE PLAN

 1" = 200'-0"2 VACINITY MAP COPY
ADA STALLS:
STANDARD STALLS:
TOTAL:
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EXISTING BUILDING FOOTPRINT:  2,656 SQFT
NEW SANCTUARY FOOTPRINT: 6,210 SQFT
TOTAL BUILDING FOOTPRINT: 8,866 SQFT

    MAIN FLOOR: 6,210 SQFT
    BALCONY:     2,733 SQFT
    BASEMENT:   3,237 SQFT

TOTAL: 12,180 SQ FT

MAXIMUM BUILDING COVERAGE PER RMC4-2-110A: 50%
ACTUAL BUILIDNG COVERAGE: 1.9%

BUILDING COVERAGE:
EXISTING BUILDING FOOTPRINT:   2,656 SQFT
NEW SANCTUARY FOOTPRINT: +6,210 SQFT
TOTAL FOOTPRINT:    8,866 SQFT
SITE AREA: /469,630 SQFT
PERCENTAGE OF SITE:   1.9%

MAXIMUM NUMBER OF STORIES PER RMC4-2-110A: 2
ACTUAL NUMBER OF STORIES: 2
MAX WALL PLATE HEIGHT PER RMC4-2-110A: 24'-0"
ACTUAL WALL PLATE HEIGHT: 24'-0"

BUILDING INFORMATION

MAXIMUM IMPERVIOUS SURFACE AREA PER RMC4-2-110A: 65%
ACTUAL IMPERVIOUS SURFACE: 7.5%

IMPERVIOUS SURFACE: 35,417 SQFT
PAVEMENT:  26,551 SQFT

ROADS: 22,005
SIDEWALKS: 4,156
PORCH: 390

    BUILDING FOOTPRINT: 8,866 SQFT

IMPERVIOUS SURFACE

PARKING INFORMATION
4
56
60

PARKING LOT LANDSCAPING: 3,752 SQFT
GRASS PARKING: 8,126 SQFT
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GRADE PLANE CALCULATION
A = 480'-6" = 480.5'
B = 483'-11" = 483.92'
C = 490'-1" = 490.08'
D = 484'-1" = 484.08'

E = 483'-0" = 483.00'
F = 488'-5" = 488.42'
G = 490'-1" = 490.08'
H = 483'-0" = 483.00'

NORTH (A+B)= (480.5+483.92')/ 2= 482.21'
EAST (A+D)= (480.5+484.08')/ 2= 482.29'
SOUTH (G+H)= (490.08'+483.00')/ 2= 486.54'
WEST (B+C)= (483.92'+490.08')/ 2= 487.00'

   TOTAL =  1938.04'/ 4 = 484.51'

MAXIMUM WALL PLATE HEIGHT PER RMC4-2-110A: 24'-0"
ACTUAL WALL PLATE HEIGHT: 24'-0"

GRADE PLANE PER RMC4-11-070 484.51'

VERTICAL PROJECTIONS FROM WALL PLATES
(PER RMC4-2-110D CONDITION 18) ALLOWS FOR
AN ADDITIONAL 6'-0" OF VERTICAL PROJECTION
FOR A ROOF WITH A PITCH EQUAL TO OR
GREATER THAN 4:12

ROOF PITCH: 6:12

VARIANCE REQUEST HEIGHT 10'-1"
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GRADE PLANE CALCULATION
A = 480'-6" = 480.5'
B = 483'-11" = 483.92'
C = 490'-1" = 490.08'
D = 484'-1" = 484.08'

E = 483'-0" = 483.00'
F = 488'-5" = 488.42'
G = 490'-1" = 490.08'
H = 483'-0" = 483.00'

NORTH (A+E)= (480.5+483.00')/ 2= 481.75'
EAST (B+F)= (483.92'+488.42')/ 2= 486.17'
SOUTH (C+G)= (490.08'+490.08')/ 2= 490.08'
WEST (D+H)= (484.08'+483.00')/ 2= 483.54'

TOTAL =  1941.54'/ 4 = 485.385'



ADVISORY NOTES TO APPLICANT

LUA16-000128

February 18, 2016

Name: Cedar Ridge Church Expansion

Application Date: 11411 SE 164th St

Renton, WA 98055-5213
Site Address:

PLAN - Planning Review - Land Use Version 1 | December 22, 2016 

Engineering Review Comments Contact: Ian Fitz-James | 425-430-7288 | ifitz-james@rentonwa.gov

Recommendations:  DEPARTMENT OF COMMUNITY

AND ECONOMIC DEVELOPMENT

M   E   M   O   R   A   N   D   U   M

DATE: December 21, 2016

TO: Jill Ding, Senior Planner

FROM: Ian Fitz James, Civil Plan Reviewer

SUBJECT: Utility and Transportation Comments for the Cedar Ridge Church Expansion   11411 SE 164th Street

LUA 16 000128

I have reviewed the application for the Cedar Ridge Church Expansion located at 11411 SE 164th Street and have the following comments:

EXISTING CONDITIONS

WATER:    Water service is provided by Soos Creek Water and Sewer District.  A water availability certificate was received by the City on 

February 18, 2016.  

SEWER:   Sewer service is provided by Soos Creek Water and Sewer District.  A sewer availability certificate was received by the City on 

February 18, 2016.

STORM:  There are two Threshold Discharge Areas (TDA) on site.  Most of the northeastern portion of the site flows north to the southern 

frontage of 164th Street NE.  This portion of the site is part of the Lower Cedar River drainage basin.  The rest of the site flows south and is 

part of the Soos Creek drainage basin.  There is a small northern portion of the site that is part of the Soos Creek drainage basin.  Please 

see the description below.

The eastern driveway for 11417 SE 164th Street (parcel NE of church parcel), serves at the high point for the drainage along the southern 

frontage of SE 164th Street.  From this high point, a ditch conveys stormwater west, under the western driveway for 11417 SE 164th Street, 

and then to the corner of SE 164th Street and 113th Avenue SE.  Drainage conveyed west from this high point is part of the Soos Creek 

drainage basin.  

Heading east from the high point, stormwater is conveyed by a 12” storm drain with type 1 catch basins.  This storm drain conveys the 

majority of the drainage from the northeastern portion of the site.  This drainage is part of the Lower Cedar River drainage basin.  The piped 

conveyance drains to the public storm drain in 116th Avenue NE.  At the second type 1 catch basin east of the driveway, COR Facility ID 

#137670, a private French drain from the south is intercepted.  According to the property owner of 11417 SE 164th Street, the French drain 

runs through his property back to the church.  Also according to the owner, the French drain has capacity issues and occasionally results in 

flooding of his yard and the yard of 11421 SE 164th Street.  The City of Renton does not have any formal drainage complaints in this area. 

Drainage from the southern portion of the site flows to existing wetlands.  This portion of the site is part of the Soos Creek drainage basin. 

STREETS:   SE 164th Street adjacent to the site is classified as a residential access street.  The existing right of way along SE 164th Street 

is approximately 60 feet.  The width of the pavement is approximately 40 feet.  There is no curb or sidewalk along the site frontage. 

CODE REQUIREMENTS

WATER COMMENTS

1. Review of the water plans will be conducted by Soos Creek Water and Sewer District and the Renton Fire Authority.  

2. Plans approved by Soos Creek Water and Sewer District shall be routed to the City for final review prior to permit issuance. 

SEWER COMMENTS

1. Review of the sewer plans will be conducted by Soos Creek Water and Sewer District.  

2. Plans approved by Soos Creek Water and Sewer District shall be routed to the City for final review prior to permit issuance.

STORM DRAINAGE COMMENTS

1. Effective January 1, 2017, the City of Renton will be adopting a new stormwater manual.  A draft of the new stormwater manual is 

available on the City’s website.  All projects vested after January 1, 2017 will be subject to these new stormwater requirements.  Please refer 

Page 1 of 4Ran: January 02, 2017
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PLAN - Planning Review - Land Use Version 1 | December 22, 2016 

Engineering Review Comments Contact: Ian Fitz-James | 425-430-7288 | ifitz-james@rentonwa.gov

to RMC 4 1 045 for information regarding project vesting.  

2. A complete drainage report in accordance with the 2017 City of Renton Surface Water Design Manual is required with the construction 

permit submittal.  All core and special requirements to the City of Renton shall be addressed in the final TIR.

3. A Preliminary Technical Information Report (TIR) completed by Touma Engineers was submitted to the City on February 18, 2016.  The 

Preliminary TIR was assembled in accordance with the 2009 King County Surface Water Design Manual as amended by the City of Renton.  

The site is approximately 2.55 acres in size and contains a church, gravel parking lot and driveway, grass, and trees.  The site contains two 

Threshold Discharge Areas (TDAs) and is located in the City’s Flow Control Duration Standard (Forested Conditions).  One TDA is tributary 

to the Lower Cedar River and the other is to Soos Creek.  

The original TIR was written to account for a two phase project.  Phase 1 of the project was to build a new church building west of the 

existing church building and a new asphalt parking lot.  Phase 2 of the project was to expand and remodel the existing church building.  The 

new site plan has eliminated all of Phase 2, revised the new building design, and altered the parking lot design.  The new parking lot is 

significantly smaller than what was proposed before and includes several grass parking stalls.  A new TIR was not submitted with the new 

site plan.  The original TIR proposed a wetvault to meet the northern basin’s flow control and water quality requirements and a wetpond to 

meet the southern basin’s flow control and water quality requirements.  

The new site plan proposes two detention ponds to meet the flow control requirements.  The final TIR should evaluate whether the southern 

detention pond is still necessary due to the reduced scope of work.  The site is subject to the Enhanced Basic Water Quality treatment 

standards.  The Enhanced Basic Water Quality treatment standards may be reduced to the Basic Water Quality Treatment standards 

provided that an exception in Section 1.2.8.1 of the 2017 Renton Surface Water Design Manual is met.  A wetpond is not a permitted 

Enhanced Basic Water Quality treatment device.

On site BMPs satisfying Core Requirement #9 will be required for the site.  On site BMPs shall be implemented as shown in Section C.1.3.2 

of the 2017 Renton Surface Water Design Manual.  

4. Locate and display the existing French drain that drains north from the project site to the Type 1 Catch Basin (COR Facility #137670) 

north of 11417 SE 164th Street on the drainage site plan.  Show and explain how you plan to accommodate drainage from this French drain 

in the construction plans and final TIR. 

5. A Geotechnical Report completed by Nelson Geotechnical Associates and dated September 25, 2015 was submitted to the City on 

February 18, 2016.  Per the report, this site is unsuitable for large scale stormwater infiltration.  Per the report, pervious pavement, bio 

swales, or rain gardens may be feasible in specific areas of the site.  

An amendment to the geotechnical report shall be included to evaluate feasibility of the required On Site BMPs per Section C.1.3.2 of the 

2017 Renton Surface Water Design Manual.  See Section C.1.3 for the complete soils report requirements. 

6. A Construction Stormwater General Permit from the Washington Department of Ecology will be required if clearing of the site exceeds 

one acre.

7. The development is subject to a system development charge (SDC) for stormwater of $0.641 per square foot of new impervious surface 

area, but not less than $1,608.00.  The SDC listed is for 2017.  The SDC that is current at the time of construction permit issuance will be 

levied. 

TRANSPORTATION/STREET COMMENTS

1. The 2017 transportation impact fee rate for a church is $2.68 per square foot of building. The transportation impact fee that is current at 

the time of building permit issuance will be levied. 

2. Per RMC 4 6 060, right of way dedication and street frontage improvements are required for new construction or additions valued at 

over $50,000.  

SE 164th Street is classified as a residential access street.  Per RMC 4 6 060, the minimum right of way width for a residential access street 

is 53’.  The minimum paved roadway width is 26’ consisting of 2 – 10’ travel lanes and a 6’ parking lane on one side of the street.  A 0.5’ 

curb, 8’ planter, and 5’ sidewalk are required along the frontage.  Per the King County Assessor’s Map, the existing right of way width for SE 

164th Street is approximately 60’.  No right of way dedication is required for SE 164th Street.  

Page 2 of 4Ran: January 02, 2017
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Curb ramps per WSDOT and ADA standards shall be constructed as necessary to allow for pedestrian connectivity to the surrounding paved 

shoulders.

3. The new drive access / aisle and all roads used for fire access shall meet all standards put forth by the Renton Fire Authority. 

4. A Traffic Impact Report completed by Christopher Faulkner and dated January 30, 2016 was submitted to the City on February 18, 

2016.  A Traffic Impact Analysis is required when estimated vehicular traffic from a proposed development exceeds 20 vehicles per hour in 

either the AM (6:00 – 9:00) or PM (3:00 – 6:00) peak periods of a weekday.  The Engineer states that the proposed project does not meet 

either of these thresholds.  Using the Church Land Use (No. 560) in the ITE Manual, it was confirmed that the Church will generate 

approximately 7 vehicles per hour in both the AM and PM peak weekday periods.  Thus, a Traffic Impact Analysis is not required.

In addition, the Engineer met with the Church leadership and provided a list of times when the site will be used.  The list is provided below.

• Sunday Morning worship service from 9:00 AM to 11:00 AM

• Wednesday Night Bible study starting at 6:30 PM

• Friday Night youth group from 7:00 PM to 9:00 PM

None of the above uses conflict with peak travel times defined by the City.  The report also notes that a Church office does not currently exist 

and one is not proposed.

5. Per RMC 4 6 060, public street frontages along commercial sites with proposed buildings larger than 5,000 square feet in size are 

required to conform to the City’s street lighting standards.  A street lighting plan shall be submitted with the construction permit submittal.  

6. Paving and trench restoration within the City of Renton right of way shall comply with the City’s Street Restoration and Overlay 

requirements. 

GENERAL COMMENTS

1. The SDCs listed are for 2017.  The fees that are current at the time of the building permit application will be levied.  Please see the City 

of Renton website for the current SDCs.

2. Retaining walls or rockeries that are 4’ or taller from bottom of footing will require a separate building permit.  Structural calculations and 

plans prepared by a licensed engineer will be required.

3. The survey and all civil plans shall conform to the current City of Renton survey and drafting standards.  Current drafting standards can 

be found on the City of Renton website. 

4. A final survey that is stamped and signed by the professional land surveyor of record will need to be provided.  All existing utilities need 

to be surveyed and shown.  Please reference COR Maps for mapping and records of existing utilities in the project vicinity.  

5. A separate plan submittal will be required for a construction permit for utility work and street improvements.  All plans shall be prepared 

by a licensed Civil Engineer in the State of Washington. 

6. A final tree removal/retention plan and landscape plan shall be included with the civil plan submittal. 

7. When construction plans are complete, please contact the City to schedule an intake meeting.  Construction permit submittal includes 

three (3) copies of the plans, two (2) copies of the drainage report, an electronic copy of each, the permit application, an itemized 

construction estimate, and application fee to the counter on the sixth floor.

8. Separate permits and fees for side sewers and water services shall be obtained from Soos Creek Water and Sewer District.

Police Plan Review Comments Contact: Cyndie Parks | 425-430-7521 | cparks@rentonwa.gov

Fire Review - Building Comments Contact: Corey Thomas | 425-430-7024 | cthomas@rentonrfa.org

Recommendations:  Environmental Impact Comments:

1. Fire impact fees are applicable at the rate of $0.36 per square foot of commercial space.  This fee is paid at time of building permit 
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PLAN - Planning Review - Land Use Version 1 | December 22, 2016 

Fire Review - Building Comments Contact: Corey Thomas | 425-430-7024 | cthomas@rentonrfa.org

issuance.

Code Related Comments:

1. The preliminary fire flow is 1,750 gpm based on a fully fire sprinklered building.  A minimum of one hydrant is required within 150 feet of 

the structure and one additional hydrant is required within 300 feet of the structure.  One hydrant also is required within 50 feet of the fire 

department fire sprinkler connection.  There appears to be one existing hydrant within 300 feet of the proposed building.  An on site water 

main extension is required to provide adequate fire flow, one new hydrant and an adequately sized main to supply the required fire sprinkler 

system.  An updated water availability certificate is required from Soos Creek Water and Sewer District that can demonstrate that 1,750 gpm 

is available at this location.

2. Approved fire sprinkler and fire alarm systems are required throughout the building.   Separate plans and permits required by the fire 

department.  Direct outside access is required to the fire sprinkler riser room.  Fully addressable and full detection is required for the fire 

alarm system.  The use of a voice type fire alarm system would be required for full time private school occupancy.

3. Fire department apparatus access roadways are required within 150 feet of all points on the building.  Fire lane signage required for the 

on site roadway.  Required turning radius are 25 feet inside and 45 feet outside.  Roadways shall be a minimum of 20 feet wide.  Roadways 

shall be fully paved and support a minimum of a 30 ton vehicle and 75 psi point loading.

4. An electronic site plan is required prior to occupancy for pre fire planning purposes.  

5. An annual place of assembly permit is required through the fire department.

6. An automated external defibrillator is required if the final occupant load is over 300 persons.

7. Separate plans and permits shall be submitted to the Renton Fire Department for kitchen hood fire suppression systems.

Transportation Engineering Review Comments Contact: Brianne Bannwarth | 425-430-7299 | bbannwarth@rentonwa.gov

Recommendations:  Traffic Concurrency Test passed.  See documents folder for report.

Page 4 of 4Ran: January 02, 2017



C)
TH

E
PO

R
T

IO
N

O
F

TH
E

SE
1
/4

O
F

TH
E

N
E

1
/4

O
F

SE
C

T
IO

N
2
9
,

T
O

W
N

SH
IP

2
3

N
O

R
T

H
,

R
A

N
G

E
5

E
A

ST
,

W
.M

.
C

IT
Y

O
F

R
E

N
T

O
N

,
ST

A
T

E
O

F
W

A
SH

IN
G

T
O

N

1
1
6
th

AV
E

S
E

G
R

A
PH

IC
SC

A
lE

I
I

I
I

SU
R

V
E

Y
N

O
T

E
S

M
E1

}I
O

O
U

SE
D

:
FI

EL
D

T
R

A
V

E
R

SE
IH

A
C

R
IA

L

B
A

SI
S

O
F

B
EA

R
IN

G
:

13
th

A
V

E
SE

fS
O

1O
?O

O
W

)
.4

j.
B

EN
C

H
M

A
R

K
:

C
IW

O
FR

E
N

T
O

N

3”
B

R
A

SS
D

IS
K

W
/F

U
N

C
H

M
A

R
’

A
T

T
hE

N
TE

R
SE

15
4t

h
S

I
&

1
6

h
A

V
E

SE
EL

SE
/A

EO
N

4
5

6
0

8
’

(N
A

SA
85

)
/

/
/

/
/

/

/

/
.
,

/

/
/

/

I
/

/
I

/
I

/
/

/
/

-
-
-
-
-
-

-
1
J3

1
h
A

S
E

-
—

-
—

-
—

C
.
-
-
-
.
—

—
—

/
7

—
—

—
—

—
—

/
-

-
—

—
—

.
—

—

ii
/

/

/

/

/

/
/

/
/

/
/

/

LE
G

A
L

D
E

SC
R

IP
T

IO
N

/

L
E

G
E

N
D TR

EE
TO

B
E

R
EM

O
V

ED

TR
EE

TO
R

E
R

ET
A

IN
ED

O
W

N
ER

IN
FO

R
M

A
T

IO
N

SU
R

V
E

Y
O

R
IN

FO
R

M
A

T
IO

N

E
M

A
il;

jding
Square

jding
Text Box
Exhibit16



DEPARTMENT OF COMMUNITY 

AND ECONOMIC DEVELOPMENT 
 

 

M   E   M   O   R   A   N   D   U   M 
 

  

DATE: December 22, 2016 

  

TO: Jill Ding, Senior Planner 

  

FROM: Brianne Bannwarth, Development Engineering Manager 

  

SUBJECT: Traffic Concurrency Test – Cedar River Church Expansion; 

File No. LUA16-000128 

  

The applicant is requesting Hearing Examiner Conditional Use Permit, Environmental (SEPA) 

Review, and a Height Variance for a proposed addition to the Cedar Ridge Church. The 

proposed addition would include a 3,237 square foot basement, 6,210 square foot main floor, 

and 2,733 square foot balcony for a total area of 12,180 square feet. The proposal would 

increase the existing total seating capacity within the church to 301. The existing original 2,540 

square foot church building would remain and would be converted to classroom and fellowship 

hall space.  The project site totals 168,630 square feet (3.87 acres) and is zoned Residential-8 

(R-8). The proposed project includes the addition of 20 parking spaces, resulting in a total of 60 

parking spaces on site. Access to the site would remain off of SE 164th Street via one curb cut. A 

SEPA Determination of Non-Significance was issued on March 21, 2016. 
 

The proposed development would generate a reduction in approximately 111 net new average 

weekday daily trips. During the weekday AM peak hour, the project would generate 

approximately 7 net new trips (4 inbound and 3 outbound). During the weekday PM peak hour, 

the project would generate a reduction of approximately 7 net new trips (4 inbound and 3 

outbound).  The proposed project passes the City of Renton Traffic Concurrency Test per RMC 

4-6-070.D as follows: 
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Transportation Concurrency Test – Cedar River Church Expansion 

Page 2 of 3 

December 22, 2016 

 

Traffic Concurrency Test Criteria Pass 

Implementation of citywide Transportation Plan Yes 

Within allowed growth levels Yes 

Project subject to transportation mitigation or impact fees Yes 

Site specific street improvements to be completed by project Yes 

Traffic Concurrency Test Passes 

Evaluation of Test Criteria 

Implementation of citywide Transportation Plan: As shown on the attached citywide traffic 

concurrency summary, the city’s investment in completion of the forecast traffic improvements 

are at 130% of the scheduled expenditure through 2016. 

Within allowed growth levels: As shown on the attached citywide traffic concurrency summary, 

the calculated citywide trip capacity for concurrency with the city adopted model for 2016 is 

79,353 trips, which provides sufficient capacity to accommodate the reduction of 111 trips from 

this project. A resulting 79,242 trips are remaining. 

Project subject to transportation mitigation or impact fees: The project will be subject to 

transportation impact fees at time of building permit for the project. 

Site specific street improvements to be completed by project: The project will be required to 

complete all internal and frontage street improvements for the building prior to occupancy. Any 

additional off-site improvements identified through SEPA or land use approval will also be 

completed prior to final occupancy. 

Background Information on Traffic Concurrency Test for Renton 

The City of Renton Traffic Concurrency requirements for proposed development projects are 

covered under Renton Municipal Code (RMC) 4-6-070. The specific concurrency test 

requirement is covered in RMC 4-6-070.D, which is listed for reference: 

D. CONCURRENCY REVIEW PROCESS: 

1. Test Required: A concurrency test shall be conducted by the Department for each 

nonexempt development activity. The concurrency test shall determine consistency with 

the adopted Citywide Level of Service Index and Concurrency Management System 

established in the Transportation Element of the Renton Comprehensive Plan, according 

to rules and procedures established by the Department. The Department shall issue an 

initial concurrency test result describing the outcome of the concurrency test. 



Transportation Concurrency Test – Cedar River Church Expansion 

Page 3 of 3 

December 22, 2016 

2. Written Finding Required: Prior to approval of any nonexempt development activity 

permit application, a written finding of concurrency shall be made by the City as part of 

the development permit approval. The finding of concurrency shall be made by the 

decision maker with the authority to approve the accompanying development permits 

required for a development activity. A written finding of concurrency shall apply only to 

the specific land uses, densities, intensities, and development project described in the 

application and development permit. 

3. Failure of Test: If no reconsideration is requested, or if upon reconsideration a project 

fails the concurrency test, the project application shall be denied by the decision maker 

with the authority to approve the accompanying development activity permit 

application. 

The Concurrency Management System established in the Transportation Element on page XI-65 

of the Comprehensive Plan states the following: 

Based upon the test of the citywide Transportation Plan, consideration of growth levels 

included in the LOS-tested Transportation Plan, payment of a Transportation Mitigation 

Fee, and an application of site specific mitigation, development will have met City of 

Renton concurrency requirements. 
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Image capture: Aug 2014 © 2016 Google

Street View - Aug 2014

Renton, Washington

10997 SE 168th St

Page 1 of 110997 SE 168th St - Google Maps

10/19/2016https://www.google.com/maps/@47.4523284,-122.1933109,3a,75y,355.85h,89.76t/data=...
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